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Section!|. SUMMARY

l.A. INTRODUCTION

In effort to continue to strengthen and diversify the local econdsignd Countycontinues to invest
in public services andacilities, such as new roadwayslid waste managememarks, and
emergency responsystems

The Whidbey Airpark Access Project is a proposed G@wntyroadway that will provide direct
accesdetweenStateRoute(SR)525andthe Whidbey Airparkhroughthe only light industrial area
within south Whidbey Island. The area to be served by the Airpark Access piejjeesents 30% of
the properties available for industrial use within Island County as a whole.

Recent restrictions imposed by the Washingtps
State Department of Transportation (WSDOT
limit access to SR 525 via Crawford Road
(existing private roadway). New public acces
will mitigate this constraint and provide safe
and efficient accessibility tde airport, and
current and future businesses and residents
within this area.

ol S50 B A S A A ol
' v

This project has been on the Island County
six-year Transportation Improvement Plan fol
manyyears buhas notyet received
commitments from outside funds. At this
time, the bgsiness community, and local
property owners along with the Crawford
Road Association are working together with
county staff to determine how to move this
project forward.

The Whidbey Airpark Access Project:
Economic and Infrastructure Funding Options
Study is being conducted with the following

Study Goal:
To conduct an economic development study

of the Whidbey Airpark Area, with a goal of developlng Iocal agency/developerlcommunlty
partnership opportunities and identifying funding opportunities for the roadway elements.
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|.B. AT-A-GLANCE SUMMARY

Background

As part of the Washington Stateb6és Growth ilrManagemi
Island Countywhere light industrial businesses operataseredistributed to support planned

development. At that time, Whidbey Airport, formerly known as Porter Airfield, was already in

existence and accessible via a private road (Crawford Road) from SR 525.einmpieserve pre

existing uses, all light industrial activities south Whidbey were designated to occur within the

Whi dbey Air par KAPazone.dhe airpdrt&Zaone gistrict indludes currently

approximately 9 businesses and17 acres of vacat or part-vacant industrial land area.

Existing Uses within Project Benefit Area

In addition to the Whidbey Airark (privately owned public use airporthere are nine existing

businesses with approximately 90 full time employees (FTES) operating \ligiAP zongas of

June 2019)In addition, there is one church and approxima#@ywellingswhich are mostly

locatedon adj acent MARural o zoned | and served by Craw

Potential Uses within Project Benefit Area

The market findings contained ire&ion Il of this report indicate that theaeesignificant regional
growth opportunities that will enable existing businesses to expand or locagtinWhidbey
Island. Given the fact that the Airpark Access Project will provide public access talyheriomary
light industrial area isouth Whidbey Islandthe recommended targeted industriegor the
Airpark area include:

y" Airpark housing and additional hangars

y" Small high tech manufacturing, software and internet publishing businesseghat can
take advantage of theBiG GiG high speed fiber network provided by Whidbey Telecom

y"  Advanced manufacturing andspecialty trade contractors(smallregional specialty supply
chainbusinessés

y" Cannabis, hemp and specialty foods processing

y" Local temperature controlled warehousing

Yy Artisan and maker spacegwith retail/wholesale functions)

Yy Food servicdentertainment/event spacgindoor and outdoor functions)

Whilethe APz oni ng al s o p e rdwedllibhgdit i eéomrgended thaathei County
consider a zoning amendment tladgoallows ancillary workforce housindin conjunction with
commercial/industrial developments) for loteym occupantge.g., covenants that require owner
occupants or a minimum of@orth rentals).
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Over the next 20 years, the npaint of the recommendedmarket-supportable net new
development programwithin the AP zoneincludes:

y" 119,006 SF of light industrial (gross floor area) mostly as smaller flex buildings with
sub-dividable 4,@0 to 12,000 SF spaces

Yy 8,000+ SF of food servicecommercial kitchenfloor area (2 to 3 establishments)plus
additional space for outdoor events

y"  Up to 30 dwelling units(e.g.,ancillary workforce housing cottages upperlevel flats as
part of live/work commercial buildings

y"  Opportunities for nursery and green house operationgmay requiréencedland area

Yy Modest expansion in airpark housing, hangars and fixed base operatiorfe.g, expanded
flight training, fuel serviceevent spacegtc.)

Market ing Strategy

The Airpark Access Project will provide primary public access to SR 525 and the only public use
airport insouth Island County The roadway and airport together will provide safe dfidient
emergency response accesssonth Island County Thenew access roadill connect SR 525 with a
planned regional park (being developed by South Whidbey Parks and Recreation District) and
provide public access for existing and future businessgsnihe AP light industrial zone and
provide safe access for residents, church establishment and visitors.

To help retain and attract businesses, the roadway-ofgivay (ROW)easementvill accommodate

Whi dbey TBQd GGfibemdpsc network with potential for 10 gig uploads/download speeds.

The market strategy envisions rebrandingthe APar ea as t he ddndbasatgh Di st r i
tech ecaindustrial business centefn a natural setting. The PorterDistrict will becomea

preferred location for light industrial and commercial businesses that provide a mix of service and
living-wage jobswith opportunities to live/work within the same location.

Airpark Access Road Improvements, Cost and Funding Options

The capital cost ofconstructing the new roadway(between SR 525 and Lake Leo Wayis

currently estimatedby Island County Public Works to be $3.7 million, excludingright -of-way

(ROW) and extraordinary contingencies(2019 dollars)ROW is largely expected to be dedicated

to Island County by djacent property owners, such as South Whidbey Parks and Recreation District

Island Countyhasalreadycommitted $1 million to design/permitting and construction. This funding
is expected to leverage state grants or loans that egu&fe7 million to complete the initial phase

of between SR 525 and Crawford Roa&ldditional fundingof $1 million couldpotentiallybe

derived fromstate grantsjeveloper contributions and through formation @@@untyRoad
Improvement Distric{RID) or other local funding mechanisms identified in this report.

Project design is scheduled to occur in 2012022. ROW and construction easement acquisition
is planned for 20202022, with construction scheduled for 2022023.

Additional infrastructure cds associated with water, telecommunications, power, etc. will be borne
by utility providers and/or private developers.
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Economic and Fiscal Impact Assessment

Based on current zoning and market findings, within 20 yeBpsoject completiorthe Airpark
Access Project offers the opportunity for:

y" 100+ net new direcfobswithin thestudyarea@ with atotal economic multiplier impact
including indirect and induced effects b85total jobs countywide.

y" 30 newancillary workforcehousing unit§ plusopportunites for airpark housing and
additional rural residential housing on adjacent lands.

Yy $31 million innet newconstructionnvestmend including $4 million in publidnfrastructure
improvements and $27 million in privatenstruction(e.g., site/building improements)
within the AP zone

y" $800,000in annualstate and local annual tax reverafter year 20 from REET, property
and sales tax revenues.

y" $1.8 million inannualfederal tax revenueasfter year 26 from business and personal taxes.

In addition,SR 525 acess management aimdersectionmprovements are expected to improve
vehicular safety at this high accident locatioear Crawford RoadAccording to WSDOT, the SR
525 segment between milepost 13.45 and 13.61 has rec®8dmparate accidents involvirg

motor vehiclesresulting in18 injuries and 1 fatality over the p&s¥z years The economic cost of
these losses exceeds $32.7 millinr2019 dollars §sing the U.S. Dept. of Transportation, Benefit
Cost Analysis Resource Guidad the U.S. Bureau of Labor Statistics, Inflation Calculatég

such, he proposed Airport Access Road SR 525 access management and intersection
improvement is expected to generate an economic benefit attributed to accident cost avoidance
of approximately $3.4 million per year.

l.C. CERB MINIMUM REQUIREIENTS

This study is aimed at outlining a clear strategy offering realistic prospects for improved economic
vitality in south Island County What follows is a summary of the statement of responses to the
minimum requirements that this study is to address with future CERB application for the Prospective
Development Construction Program. For each CERB item listed below, reference is also made to
portions of the report in which the topic is discussed in moraildet

A. A product market analysis linked to economic development.

Detailedelements of the project market analysis area provided in Section |l Market Analysis portion
of this economic feasibility study report. The Airport Access Project offers the unppeetanity to
create what is described in this feasibility study &sgh tech eceindustrial businesspark.

B. A market strategy containing action elements linked to industries.

The recommended market strategy, is based on as$hepeaction agenda thiacludes the
following:

1. Proceed withRoad Improvement District (RID) implementation: including development
of an Engineerds Report for the formation

of
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stakeholder outreach to garner support for a new lassg¢ssment that would generate a
targeted amount of $1 million in construction funding over time (27% of project construction
cost). Starting in 2020.

2. lIsland County and/or a private developer (if P3 is pursued) would secure $IM in
advance financingthrough loans from state agencies (e.g., CRAB, CERB, Washington State
Transportation Infrastructure Bank) or private lend&wsch loans would be paid back
through a mix of existing and new dedicated revenue sources which are described in this
report (seesection llI).

3. Consider public-private partnership (P3) and related development agreemenstfor
segments of roadway constructiorfstarting this year)This could entail private construction
or roadway segment(s) and advance financing of $1M for the RIRcima@mge for
development entitlements (with Island County and WSDOT consent agreements).

4. Prepare a Porter District high tech eceindustrial park development prospectuswith
leadership and marketing by the Economic Development Council for Island County G&EDCI
as part of a cooperative effort that will benefit from participation by major property owners,
local business establishments, the Port of South Whidbey, Whidbey Telecom, and the
Washington Dept. of Commerce, Rural Community Assistance Center.

C. Iden tification of target industries.

As described in Section Il of this report, the recommended target activity clusters associated with this
economic development concept includes:

New rural high tech eceindustrial parkd focused on light industrial araddvance
manufacturing operation®.g.,design, engineering, software, publishing aagply contractors
for regional businessgss well as artisan/maker spaces.

Cannabighemp/specialty foodproduction and indoor/outdoor nursery and greenhouse.uses

Commercial food and entertainmentspace® an immediate catalyst per current business
interest.

Airpark expansiond with a moderate increase in operations over time, and flight training,
certified emergency response team (CERT) activity, and hangars and fixed bagerspe

Ancillary workforce housingd as part of business expansion in the rural employment center (as
allowed by Island County planning).

Surrounding rural residential, institutional and recreational use® encompassing and
supporting the Porter District.

D. Identification for group responsible for implementing the marketing strategy.
Describe the groupds capacity to complete the re:

This feasibility study recommends that Island County take the lead in role for the

implementation and coordination of all action agenda itemslsland County will pursue project
design/permitting of the roadway, capital improvement programming and obtain funding agreements
with local property owners and state agencies.
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Island County will continue to work with the Craavtl Road Association and local property owners
and concerned stakeholders.

Marketing of the employment lands served by the Airport Access Road will require leadership
from the Economic Development Council for Island County (EDCIC),as part of a cooperative
effort that will benefit from participation by major property owners, local business establishments,
the Port of South Whidbey, Whidbey Telecom, and the Washington Dept. of Commerce, Rural
Community Assistance Center.

As thestate designated Associatelopment Organization (ADO)heEconomic Development

Council (EDAC) for Island Countyepresents thbroad interests of the communignd worksto

diversify and strengthen the local economy, preserve and progress the quality of life of islanders, and
stabilize the economic interests of Whidbey and Camano Islands

E. The sitebds appropriateness by addressing, at mini m
state or local transportation system, environmental restrictions, cultural resource review, and

thesi t eds overall adequacy to support the anticipated d
completion.

As mentioned below, the proposed Whidbey Airpark Access Project will provide primary

public access to 117 gross acres of vacant and part vacant AP industrial land are@his

developable land area has the capacity to accommodate a wide variety of light and heavy industrial
uses, commercial uses, and ancillary housing.

In addition to direct connection to WA State Route 525 and the Whidbey Airpark, the infrastructure
provided for the employment area to be served by the proposed Airport Access Road includes:

Water: VISTAIRE is service provider. They have adequate water capacity for additional
development.

Sanitary Sewer:no service. City of Langley provides sewer sendp@ox. 1.4 miles away and
would require lift station(s) and permitting through Rural and Forest zoned land.

Broadband/Telecom:Whidbey Telecom provideBiG GiG fiber access with up to 10 gigabit
upload/download speeds.

Fire/Police Service:South Whidley Fire/EMS,Island County Sherif s Of f i c e .

There are no knowasignificant environmental restrictions for development of the proposed roadway
or adjacent AP employment lands.

F. A location analysis of other adequately served vacant industrial land.

The proposdsouth Island CountyAirpark Access Project will provide access to the Whidbey
Airpark and the primary industrial location in all eduth Island County This area of South
Whidbey Island is located near WA State Route 525 and witBirminutedrive/ferry transport of
Everett, WA, which is considered to be the northern gateway to the greater-Saatitaa
Metropolitan Area.
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The area served by the proposedirpark Access road is zoned AAirporto
in South Island Countyt hat per mits a wide mix of (peasedustri al
refer toAppendix A for a complete list of permitted and conditional uses allowed in the AP zone).

LANGLE\;L‘

While there are three Rural Center zones in
South IslandCountyand commercial zonés
the City of Langley, those areas do not outrigh™
permit the industrial uses allowed in the AP
zone, such as:

<,

Airport facilities
Fire stations

Light manufacturing uses

Minor utilities :
YW

INDUS TRIAL ZONE

Research and development uses

Storage, outdoor and mini storage

Warelouses

Water tanks

Marijuana/hemp producer

Remote tasting room
Winery

Cidery

Brewery

Distillery

Events

OSSN SN NS SN S S S

The AP area includes 29 tax lots with approximately 178 gross acres. After adjusting for land
dedicated to the Whidbey Airpark runway and apronsreéngaining land area in the AP zone

includes approximately 31 acres of developed area, 32 acres of partially developed area, and 85 acres
of undeveloped area (sé&shibit 1).
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Exhibit 1 AP Zone Land Area

Classification %

Developed 31 17%
AirfieldRunway 30 17%
Partially Developed 32 18%
UndevelopeYacant 85 48%
Total 178 100%

Source:lIsland County Assessor, JuR018.

Another unique advantage of the vacant industrial land within the AP zone includes proximity
to the Whidbey Airpark (FAA identifier W10). This privatelyowned airport has a 2,270 x 25 ft.
runway with 10 based aircraft. In 2017, the airport recorded 14,23atapes (77% transient
general and 23% local general).

In addition to the airpark, the area that
will be served by the proposed Airport
Access Road currently includes 9
businesses with 90 employees (full and 5
part time) on AP land. '

The new roadway will lao provide
primary access for approximately 42
residential dwellingsvhich are mostly

| ocated on ARural o
Crawford Road (private roadway).

The businesses, church and residential
dwellings served by the proposed Access Road are ¢lyrseithin the Cravvford Road A5300|at|on
which is the private entity that is responsible for the ownership and management of Crawford road.

The association charges annual assessments based on development types: ranging from $300 per
dwelling unit; and$1,300 to $1,600 per businesses (based on roadway usage).

G. Total funding for the public facility improvements is secured or will be secured
within a given time frame

Island County Public Works has been planning the Whidbey Airpark Access Projsetdoal

years. After conducting a roadway alternatives analysis, the Office of the Island County Engineer
continued to work with project stakeholders and the Island County Commission to narrow down the
alternatives and advance preliminary engineering farcally preferred alignment (see Exhibit

below). The estimated capital cost of the new roadway has been estimated by Island County to be
approximately $3.7 million, excluding extraordinary contingencies. At this time, all ROW costs are
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expected to be dedited to Island County by adjacent property owners (including South Whidbey
Parks and Recreation District) and others as a condition of future development approval.

This study included an overview of existing and potential local roadway funding soure&etimn

I11). A summary of estimated project costs is provided below. At this time, the Island County
Commission has committed $1 million to project design/permitting and construction. This level of
funding is expected to leverage state and federaitgrar loans that equate to $1.7 million to
complete the initial phase of construction between SR 525 and Crawford Road. It is expected that
additional funding totaling $1 million will be derived from developer contributions and special
assessments thromdormation of a Road Improvement District.

Project design is scheduled to occur in 2@D22. ROW and construction easement acquisition is
planned for 2022022, with construction scheduled for 262@23.

@“?&":" WHIDBEY AIRPARK ACCESS PROJECT- OPTION 2

Copevle, WA 982335000
TE T Fex S04

Whidbey Airpark Access Project Roadway Cost Estimate

Project Element Potential Funding Sources
SR 525 to Crawford Rd. $2,700,00Bland County ($1M Road Rund), Grants/Loans
Crawford Rd. to Lake Leo Way $1,000,00D0cal Road Improvement District ($1M)

Total $3,700,000
Source:lIsland County Public Works, and FCS GROUP. Costs stated in 2019 dollars.

Additional infrastructure costs associated with water, telecommunications, power, etc. will be borne
by utility providers and/or private developers.

A future phasef the Airpark Access Road includes expansion beyond Lake Leo Way to Venturri
Way, which functions as the primary entrance toWedbey Airpark. This extension would add at
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least another $800,000 in project costs, and will be considered in the fuemrendfal phases are
constructed.

H. An analysis of how the project will assist local economic diversification efforts.

The Whidbey Airpark Access project will benefit the general pudntid local residents/workebs

providing public access t@uth Whdbey Island primary industrial arealn addition to providing
enhanced safety (through improvements to the SR 525 intersection and through emergency response
access to the Whidbey Airpark), this project is critical for retaining and attracting livagg yobs by
facilitating development of vacant and underutilized industrial lands.

This feasibility study has identified that there are 9 businesses employing 90 employees (FTES) that

are currently operating within the AP zone. This includes someofidla Count yd6s | ar gest
empl oyer s. I't is expected that improved public
Aread and create opportunities for business expal
markets.

As shown in the table belgwhere is a wide diversification among existing business sectors and
employment positions. Average wages range from $18,000 for part time service workers to $88,000
for advanced engineering technical service positions. Overadistirmatedcaverage anral wage

within the Porter Industrial Area isow approximately $41,000.

Existing Airport Access Road Businesses, 2019

# of
Business Name Address Employee: NAICS Sector Description Average Wage
Food and Beverage Manufactu

Mukilteo Coffee 3228 Lake Leo Way 37 311Food Services and Events $17,951 - $62.94
Heinz Marine 5076 Crawford Rd 3  441Boat Retail and Repair $28,64
Health Care International 5325 Crawford Rd 7  423Wholesale Trade/ Medical $69,13
Porter Public House* 5417 S Crawford Rd 20 - 32 722Food Services and Events $27,00
Quicksilver Engineering 5247 S Crawford Rd 4 541Technical Services $88,00
Quicksilver Printing 5248 S Crawford Rd 1  323Hi Tech Support Services $81,00
Self Storage 5489 Crawford Rd 1 531Misc. Services $28,38
Island Ductless Heat 5227 Crawford Rd 10 238Construction/Specialty Contractors $43,45
Cultus Bay Glass 3230 Lake Leo Way 1 711Specialty Trade and Arts $17,19

Total 90 $40,92

Sources: Wage data: Employment Secuirty Department of Washington State, 2018 QCEW
Employee estimates provided by Crawford Road Association, 2019

NAICS: North American Industrial Classification Code.

* formerly named Roaming Radish.

Compiled by FCS GROUP.

Enhanced public access to 85 undeveloped acres and 32 underdeveloped (partially vacant) acres
of industrial land area will create new employment site development opportunities.

As reflected by this study, given the regional growth trends and forecasts for employment and
population increases, the Porter Industrial Area is expected toetain 90 jobs andattract 100+

new jobs (FTESs) over 20 years. The types of jobs expected include a mix of light industrial,

general manufacturing, local warehousing, high tech support services, and businesses engaged in
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food service/events. Moderate increases in airpark operations and fixed base aircrafikelg/so |
with development of new hangars, aviation support services and airpark housing.

The AP zone is expected to support housing development of 20 to 40 dweBihgw/€llings at

midpoint) over the next 20 yearsSome additional housing is expectecdbte c ur on adj acent
zoned landNote, these forecasts assume no public sewer connection is provided to the current

Sanitary Sewer System operated by the City of Langley; growth forecasts could be double with

sewer connection albeit at a high cost feewer connections and pumping.

l. Indicate specific issues to be addressed.

The Whidbey Airpark Access Project will address four issues most critical to sustained economic
competiveness aouth Island Countyincluding:

y"  Private investment and employmegportunities(job retention and creatiofigpr family
wage jols within south Island County

y"  Opportunities for workforce housing development, as part of ancillary uses allowed with
business development in the AP zone.

y" Funding for required transportation arelated infrastructure investments; including funding
partnerships with County, state and local (private) property owners.

y*  Safety access improvements; with a new intersection with SR 525; and enhanced emergency
response access to Whidbey Airpark.

J. List one or more economic outcomes that you expect from the proposed CERB
project.

Economic Outcomes anticipated with the construction of the Whidbey Airpark Access Project are
detailed in the Economic and Fiscal Impact Assessment portion of thid.réffuey include:

y" Permanent Direct Jobs

Indirect/Induced Jobs

Living Wages

Workforce Housing Units

Shortterm Construction related benefits

Accident Avoidancdsafety benefits along SR 525)

<SS S

Induced General Fund Revendes Island Countyfrom local sales ad use taxes, property
taxes and state shared tax revenues

The primaryobjective of any CERB capital grant/loan request will be achieving a wage profile for
benefitted employers in excess of the Island County median (3§000 in 2017).

K. Describe th e specific, quantifiable measures of the outcomes that will indicate success.
Describe in measurable terms what you expect to be able to show as progress toward the
outcome for each year before the whole outcome has been achieved

Key measures of succesw this project include:
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y" Level of private value expected to be derived from the Road Improvement District and ROW
dedications;

Yy Existing and new businesses and related employment and wages
Yy New private investment in buildings and capital improvements

Yy Assessd valuation

L. Describe what data you will collect to determine whether the outcome is being
achieved.

Regularly updated datasets that should be available consistent with the study area includes:
Yy Annual listing ofstudy area businesses, employmentwades
y"  Square footage of new building space developed, for employment, residential and other uses
Yy Assessed valuation for land and improvements
Yy Property tax revenues
y" Road Improvement District assessment valuation and revenues

y" ROW dedication valuations

M. Describe the data collection procedure including when data will be collected,
from whom and by whom.

Island County engineering and/or planning staff would have the overall responsibility for data
collection and management. Island County would likely neegstablish protocols with independent
organizations, such as the Crawford Road Association and/or the Economic Development Council for
Island County (EDCIC) for the compilation of similar information among businesses and
developments within the study are This may involve agreements with affected properties to

provide outcome metriésincluding payroll/wage information in a manner that is mutually

determined.

Data compilation is proposed to occur consistent with agency reporting cycles on an anmsual basi
The term of the data collection procésgproposed to be for a period of not to exceed 10 years or as
otherwise mutually agreed with the State of Washington/CERB program.

Anticipated data collection responsibilities are outlined as follows:

y" Island County engineering or planning staf® for annual compilation and management of
all data outlined, including RID assessments, revenues and ROW dedication valuation.

y" Island County Assessor/GI® building square footages, land and improvement valuations,
and propent taxes by land use type (employment, residential, etc.)

y"  Economic Development Council for Island County(EDCIC)d for business survey data
including business names, locations, number of employees, wages (subject to confidentiality
requirements).

y U.S. Censu€On-The-Map-for employment and payroll estimates, if not available from other
sources.
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N. The estimated median hourly wage of the jobs created when development
occurs.

A key objective of the CERB infrastructure investment is to leverage economic develdpatent|

result in wages exceeding the Island County median ($39,000 in 2017). For any project with CERB
resources, it is understood that the median wage of those employed in the study area most directly
benefited will exceed the current Island Countydian wagéshown byWashington Employment
Securitydata to be $206 per hour in 2017).

O. If the project is determined to be feasible, the following information must be
provided.

FCS GROUP conducted an analysis of the economic and fiscal impacts astadtatthe Whidbey
Airpark Access Project using the IMPLANDb(¢ a summary of the IMPLAN model methodology
please refer té\ppendix A) with values escalated to 2019 dollar amounts. Modeling input
assumptions include constructioelated and permanent bdite Key inputs include the 2@ear
development program assumptions described in Section Il and the project construction cost
assumptions noted in response to iteralidve

Specific findings include:

a. Total jobs created (in FTES).
i. Based on estimates disgsed earlier in this repodirect permanent net new
employment impacts within 20 years is projected to range between 87 and
120 full time jobs(midpoint of 101 jobs) The expected mix of net new jobs
over the first 20 years is expected to consist of 78% light industrial and 22%
service professions.

ii. In addition, it is expected that the 90 existing jobs in the project area will be
retained as a result of the Crawforddl project.

iii. Direct employment benefits are expected to leverage additional indirect
(supply chain) and induced (secondary spending) employment within Island
County. Using the IMPLAN multiplier for the region, the indirect/induced
employment created byé¢ net new jobs will support another 35 jobs within
Island County.

b. Describe benefits offered to employees.

i. Given thetargetindustries expected to locate in the airport area upon
completion ofAirpark Access Projectbenefits will vary based on the job
type For mostjobs, especially those employed in industrial and management
roles, benefits will include insurance and retirement contributions. For part
time retail and accommodation and food service positions benefits will likely
be limited.

ii. Using IMPLAN model outputs,iteaverage labor compensation for the direct
employment that is attributed to the Airpark Access Project is $83,525 per job
(2019 dollar amounts). This includes $46,891 in average wages and $36,634
in benefits.

iii. Theannualvalue of benefi (excluding direct wages} estimated to be
between $3.2 million and $4.2 milligmidpoint of $3.7 million. It is
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estimated that the 90 existing jobs in the project area provide $3.3 million in
benefits.

c. Describe the median hourly wage of the new jobis relation to the median
hourly county wage.

i. According to the latest data available from the Washington State Department
of Employment Security, the average hourly wage in Island County was
$20.16in 2017 Based on projected employment growth upon thepietion
of Airpark Access Roatiourly wages earned in those jobs is expected to be
$22.52.

d. The county threeyear unemployment rate in relation to the state rate.
i. As mentioned earlier in this report, the unemployment rate in Island County
has been sligly higher than the Washington statewide average. Specifically,
Il sland Countyo6s u:b.8%np20b06yhbeomigherrthrartke wa s
statewide averag®.2% in 2017 which was 0.4% higher thie state
averageand 5.3% in 2018 which was 0.8% highkan the statewide
average.

e. County population change in the last five years.
i. According to the latest data available from the Washington State Department
of Employment Security, population in Island County has increased 5.2%
between 2013 and 2018, movingiin 79,700 to 83,860 over the last five
years.

ff. The estimated jobs created represent what
force.

i. Based on Washington State Employment Security Department data, Island
County was home to a civilian labor force of 34,352 iA&Q0As stated above,
the Airpark Access Projeawill result in between 87 and 116 jo(k01 direct
jobs at midpoinby year 2(. Thiswould represent employment for between
0.3% and 0.4% of the countywide labor force. Including the 90 existing jobs
in theproject area increases the share of countywide employment to between
0.5% and 0.6% of the countywide labor force.

g. The estimated jobs created represent what
unemployed workers.

i. Based on Washington State Employment Security Depart data, Island
County was home to 1,821 unemployed members of the civilian labor force in
2018. As stated above, thérpark Access Projeawill result in between 87
and 116 jobg4101 jobs at midpoint) by year 2@hich would represent
employment for beteen 4.8% and 6.4% of the countywide unemployed labor
force.
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h. Estimated new annual state and local revenue generated by the private business.

IMPLAN modeling based on projected employment discussed above suggests
annualnet new éderal, state and local revenue impacts ranging from $2
million and $2.6 million(midpoint of $2.3 millior). State and local impacts
range from $700,000 and $900,0@0idpoint of $800,000 As indicated in

the following pie chart, the 2@ear developmentrpgram within the project
benefit areas is expected to generate nearly $27 million in taxable assessed
value and will result in annual net revenue creation for several local taxing
districts.

Federal tax revenues range between $1.3 million and $1.7 m{hiadpoint

of $1.5 million).

Annual gate and local property taxéased on net new investment and job
creation are projected fncreasdo $200,000 A summary of annual property
tax revenue distribution by taxing districtseownin Exhibit 2.

The rdention 0f90 existing jobs in the project areauld add another $2

million in federd, state and local tax revenues to overall project benefits.

Exhibit 2: Projected Annual Net New Property Tax Revenue for Island County tax districts,

Year 20

$6,736 $1,320

$19,007 m Conservation Futures

Fire & Rescue Dist.
= Hospital
County

$15,460

$100,472 = County Roads

Library
= Port
School

$12,674

$4,581 m Parks

i. Estimated private investment generated by project.

Upon completion of théirpark Accessproject it is expected that industrial,
commercial and residential construction will result in between $22 million
and $32 million(midpoint of $27 millior). Approximately threequarters of
this investment is expected to be in industrial/commercial property
improvements and the remainder for ancillary workforce housing.
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Section Il. MARKETANALYSIS

I.A. DEMOGRAPHICS

Population

. Population Growthin AGR, Oak Harbor, Langley, Island County,
Between 2000 and 20Mashington  south Island County, Washington, 2000-2018

has experienced  significant
population growth as job

opportunities have become abunda '* 1.05%
throughout théPacific Northwestin  100%
Island County this population D80
growth has been strongest in it
southern portion. From 2000 to %%
2018, South Island Countgrew at o4
an average growth rate of 1.05% 020
moving from16,359 people in 200C
0.00%

to 19’735 people in 2018. Qak Harbor Langley Island County South Island Washington
County

140%

During that same 2000 t®018 pgpyiation Change in Percent of 2000 Values, Oak Harbor,
timeframe, South Island Counfy s Langley, Island County, South Island County, 2018

growth rate hasoutpaced both the 17450%
Countywide growth rate as well as
Oak Har bor , t he 1195% /
populous city.
114 50%

109.50%

104.50%

9950% :
2000 2010 2018

= Jak Harbor — es===|angley —e==|sland County South Island County
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The strong population growth ir
Washington and in Island County i
likely to continue through 204C
acording to Was
of Financial managementlsland

Countyd s population growth
scenariosrange froma lowend

projection o0f-0.53% to 1.90%on

the high end Should the trends
identified earlier continue
population growth inSouth Island
Countycould range from0.43% to
2.24% These growth rates translat
to a 2040 South Island County
population ranging froni7,931to

32,150.

Education

South Island Countyis well-
educated, withabout 78% of
adults over 25 yeardaving a
bachel or 6s ghdrelmy |
comparison, about 68%f the
same category in Washington he
a bachel or 6s de
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Population Projections in Low, Medium, and High scenarios, South
Island County, 2018-2040

33,000 32,150

31,000
29,000
27,000
25,000 25754
22,906
23,000
21,000 51408
19000 — 4g735 -
18,730 = o= =703
17,000
2018 2020 2025 2030 2035 2040
- oy Medium High

Educational Attainment, South Island County, 2017

3%
17%

18%
" mlessthan high school

High school graduate (or equivalent)
Bachelor's degree, Associates or some
college

Graduate or professional degree

61%
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Housing
] ] Current Housing Mix, by Type, South Island County, 2017
The current housing stock south

Island Countyis dominated by single
family homes, which make up over
89% of all housing units. In 2017,
there was about 11,738 total housing
units insouth Island County

6%
5%

= Single Family
Detached/Attached

= Multifamily

u Mobile/Manufactured

89%

At currentlevels of new residential
tructi th Island C . Housing Units, Projected by Current Construction Rates, South
construction, south Island County gang County, 2017, 2040

expected to add almost 3,000
housing units over the next 20 years 16000 14730
increasing total housing from 11,73¢ ,,

to 14,730.
00 11,738

10,000
8,000
6,000
4,000

2,000

2017 2040

As part of this CERB feasibility study, interviews with local business managers and
economic development officials indieat that a key issue facing South Island County|
the current lack of attainablyriced workforce housing. As a result, businesses have
difficult time finding employees that can afford to live on Whidbey Island. There is
opportunity for the Porter #ea to accommodate new workforce housing developmen
opportunities.
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11.B. LABOR FORCE AND EMPIOYMENT

Existing Economic Conditions

Employment in Island County has Total Employment, Island County 1990-2018

increased significantly between 1990 Isiand Courty
and 2018 with major job losses durin.
the 2000 recession drslight 32,000

decreases between 2005 and 2014 a
highs observed through the most
recent years. Most recent estimates
suggest that leading industries in 26,000
Island County include government,
retail, accommodation and good
services, health care, and 22,000
construction.

28000

24,000

20,000
1990 1995 2000 2005 2010 2015

Unemployment Rate in Percent, Island County, Washington, U.S. 1990-

Unemployment in Island County 2018 Island County e Washington State United States
has closely followed the 140%
Washington statewide average 00
with slightly higher rates for most
of the last 18 years (5.3% 10.0% /\
compared with 4.5% in 2018). 8.0%
B /\‘/\' \\
40%
20%
0.0%

1990 1995 2000 2005 2010 2015
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Employment Projections

To preparethe low, medium, and Employment Projections for South Island County based on Island County's
. . . Projected Growth and South Island County's Historical Growth, 2015-2025
high projections of employment

growth for south Island Countythe  2smw
historical rate was used as the lo PRl

estimate and the rate provided by tt - P 2503
Employment Security Department ¢ Vi P
Washington State was used as t ’ 2,436
high projection. Accordingo these — “*” P
projections,south Island Countgan = 2% -
expect to add between 107 and 3( 23® =
new jobs by 2025. 2250 2,266 <

2,200

2015 2020 2025
== a=|sland County Projected Rate South Island County Historical Rate Average of Two Rates

Projected Employment Growth in average growth rate, South
Island County, 2015-2040

By the current projectionssouth
Island Countyis expected to see the

1.8% 1.7%
_ 16

most employment growth in area
1

1.4%

other than Government and Retai
When considéng total employment
growth, South Island Countycan

expect about 1.6% average growl
per year.

1.0%

Government Retail Other

Cultural Resource Review

A review of the Washington State Department of Archaeology and Historic Preservation site
(dahp.wa.gov) was completed using theshMagton Information System for Architectural and
Archaeological Records Data (WISAARD) mapping tool. A map search was completed faheach
area which would be impacted by the construction of an improved Crawford Rdedsearch was
completed to determe if any known cultural resources are present within the limits of the project
area o adjacent to the sites that may impact future development or necessitate additional cultural
resource analysis or design alternates. The review was completed fonSE29R03E 8 and
T29RO3E 9.
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In neither of these sections were there historic properties or publicly registered historic points or
barns.

Depending on the funding source for the future projects associated witbrtbuction ofAirpark

Access Projecand associated infrastructu@full cultural resource survey specific to the sites may

be necessary along with State Historic Preservation and Tribal Historic Preservation consultation by
the funding agency. This survey and consultaticerequired forall federally funded projects as

part of the National Environmental Policy Act (NEPA) guidelines.

II.C. TARGETED INDUSTRIES

The method used to identify target industries forehwloyment area served by tAgpark Access
Projecttakes into accouribcal andregional trends and job growth forecadiscussed earlier in this
Section The identified target industries also takéo account current zoning regulatiomgher
competitive sites in south Island Counénd input received from the project advisory coittee.

Businesdocation quotients (LQs)ave also been evaluated to determine the relative potential for

pentup demand and the comparative advantages south Island County has in attracting employment
sectors. Th&Q analysis determigsbusiness sectotbatare clustered itslandCounty in

comparison to th&/ashington state averageQ analysis reveals what makes the local economy

Afuni qued in comparison to a broader geography. T
emerging business clusters presenslandCounty based on their size (as measured by

employment) and ojected5-year jobgrowth potential. The data used for the cluster analyses were

derived from theNVashington Office of Financial Managememtd Washington Office of

Employment Securit016 wage and salary employment statistiExlfibit 3).

The bubblechart below analyzes significant industries in Island County. In this chart, the size of each
bubble represents the total 2016 employment in that industry. Industries closer to the top of the chart

are projected to experiencelatively greategrowthbetve en 2016 and 2021. An i nd
along the horizont al axi s, meanwhil e, i ndicates
relative to the rest of Washington. The location quotient measures how concentrated an industry is a
specific area

For exampl e, the | ocation quotient of HAGover nment
1.7 times more likely to locate in Island County relative to the Washington State avEhigjeigh
LQ reflectsthe concentration of federal military @toyment,such asVhidbey Naval Air Station.

Roughly speaking, the industries above the horizontal (higher than average job growth forecast)
and to the right of the vertical axfhigher than average LQ@an be considereals growing and
naturally ocarring employment sector§hese industries are more concentrated in Island County
than in the surrounding area and are expected to experience job growth in the future.

Existing Industry Clusters

Theprimary sectorsn this categoryinclude

y"  Government
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Reail trade
Accommodations

Food services

<SS

Realestate

Yy Arts, entertainment and recreation.

Potential Pent -up Industry Clusters

Sectors that are projected to have higher than average job growth but are not yet well concentrated in
Island County may represepentup demand. The ability to serve light industrial land with a new
Airpark Access road will allow these types of industries to expand in south Island County.

Yy Information software and internet publishing
Yy Professional and technical services
Yy Specialty nanufacturing

Exhibit 3 Location Quotient Analysis, Island County, 2016  -2021









































































































































































